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Boise’s main transit center loop can be
extended to serve Westside.

Shuttle service from remote parking facilities
help to take parking pressure off the CBD.

Stop and go service on a transit
mall requires a frequent interval of
service to make transfers
 convenient.

TRANSIT SERVICE

Boise’s transit system is bus based. An on-street transit center was
developed in the mid-1980s on Idaho and Main between Capitol
Boulevard and Ninth Street. The reasoning behind its design was
threefold:
   1) an on-street transit mall usually has more capacity than an

island-type transfer station because bus stops can be strung
out linearly along blockfaces;

   2) if stops are spaced at two-block intervals, patrons are
dropped off generally closer to their destination;

   3) federal transit funding would pay for most of the
improvements, achieving improved transit facilities and
sidewalk environment in one project.

Unfortunately, the funding, ridership, and frequency of service
necessary to make Boise’s transit mall work has never materialized.
Today, 30-minute service occurs during peak periods with 60 minute
service at other times.  For transit patrons to make transfers down-
town, buses dwell for several minutes waiting for passengers.  This
has negative effects on adjacent businesses and on the pedestrian
environment in general.  This was not the intent of the original design
(stop-and-go service with 15 minute frequency at peak periods).

Current projections suggest that service intervals are not likely to
improve.  The Westside Downtown Plan identifies potential locations
for an off-street transfer station.  If a transfer station is built it would
restore stop-and-go service on Main and Idaho as originally intended.
As Westside redevelops, service on Main and Idaho can be extended
westward and can be supplemented by shuttle and circulator services.
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Findings:
1. Many transit routes interconnect at the Downtown Transit Center on Main, Idaho and Eighth streets.
2. Westside has convenient transit service from the west (#5, #14, #23) but less convenient transit service
from the south (#3, #20), the east (#1, #18, #33), the north (#17, #18) and from the northwest (#16). As
redevelopment occurs and density increases in Westside, the concentrated service on Main and Idaho
will need to be extended west.
3. A continuing problem in the CBD has been the layover of buses at the Main and Idaho transit stops
while waiting for transferring passengers; the buses wait with engines running at these stops for several
minutes. This has two negative effects:
1.  impacts to adjacent storefront businesses with idling buses at their front door;
2. confusion to bus riders who board a waiting bus, then are frustrated because it doesn’t begin its

service immediately.
A downtown, off-street transfer station has been recommended in earlier evaluations. The Westside
Downtown Plan identifies potential locations to implement this idea.
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Parking is managed as a number of private
facilities, not as a shared resource.

EXISTING PARKING

Over the last 30 years, a substantial number of blocks in Westside
have been converted to surface parking lots.  Many of these parking
lots serve corporate headquarters and major businesses, and are not
available to the general public.  This situation hinders new develop-
ment in the district because much of the parking is in private facilities
and not available for smaller or start-up businesses or for customers.
The land in parking lots is not considered to be available for develop-
ment, and the predominance of parking lots tends to keep assessed
values low.  It also presents an environment that is unattractive to
pedestrians and reduces the potential for development of urban
intensity, mixed-use projects.  In comparison to the downtown core,
Westside has a much larger proportion of land in surface parking lots.
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Findings:
1. Parking resources are predominantly long-term employee parking or exclusive customer parking.
Over time, individual businesses have provided their own off-street parking.
2. This operation of parking as a private, exclusive resource has resulted in an inefficient underuse of
the resource. At any lot on any given day, reserved parking spaces are going unused while a potential
parking customer looks for space elsewhere. Parking in Westside is not a shared resource like it is in
the heart of the CBD near Main and 8th streets.
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The core area of the CBD has multiple,
shared facilities for short-term and
long-term parking.

PARKING ZONES

The Greater Downtown Boise Parking Study completed in 1996
revealed several interesting characteristics:
-Peak use occurs at midday with only 65% utilization areawide; 65%
is well below the industry standard of 85% to 95% of capacity,
typically considered as “effective capacity”;
-On-street parking is more heavily utilized than off-street facilities;
-There was an abundance of available parking in the various garages;
-Existing supply within the study area was 2.40 spaces per 1,000
GSF of commercial space, while current (1996) demand was 1.57
spaces per 1,000 GSF.

The study went on to say, “Using Ada Planning Association(APA)
employment growth projections, the study area can expect a 40%
overall increase in parking demand by 2015 assuming that the
downtown commute travel behavior remains as it is today.  In order
to maintain the current 65% utilization, approximately 7,766 addi-
tional parking spaces would be required over the 20 year period.
However, if utilization of available spaces was increased to 85% in
the 20 year future, the net additional parking spaces could be as low
as 1,732 spaces.”

The City of Boise adopted the special parking overlay zones recom-
mended in the study to encourage higher use of public parking
facilities, efficient shared parking, and higher transit usage in the
CBD. These zones include reductions to minimum parking require-
ments for different uses, but not the recommended maximum limits
on parking provision. The P-1 zone has the lowest requirements for
off-street parking.  It covers the core business district and its concen-
tration of private and public garages and the main downtown transit
center.  P-2 and P-3  increase the minimum requirements for parking
provision.  Outside of the P-3 zone, base zoning regulations set the
parking requirements for different uses.

Parking needs can be reduced by actively
encouraging people to walk, use transit, and
bicycle.  Compact mixed-use development
shortens many trips, making walking a
convenient and efficient option.
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Findings:
1. There are no maximum limits on spaces provided. Projects in the three districts typically exceed
the required minimums due to lender/owner preferences or requirements. As a result, alternative
modes of travel are not encouraged because parking is plentiful and, at this time, relatively cheap.
Parking utilization remains well below the goal of a 85-95% utilization rate.
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There are significant buildings and block frontages that form a foundation
for redevelopment of Westside.

IMPORTANT OR CONTRIBUTING STRUCTURES

These buildings and block frontages form the fabric of the Westside
Downtown area. They are the foundation of urban, mixed uses upon
which to add new, compatible redevelopment.  These include signifi-
cant historic structures, larger commercial structures, and intact block
frontages of compatible residential structures.  They merit evaluation
for incorporation into the Westside Downtown Plan.
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Findings:
1. There are single, stand-alone structures of importance that represent substantial investment like
Boise Cascade and Idaho Power headquarters.
2. There are also less substantial structures that, in a group, form a continuous retail or commer-
cial frontage.  These groups are critical to downtown Boise’s attractiveness as a vital urban envi-
ronment.
3. Similarly, groups of residential buildings form continuous frontages of housing. These help to
stabilize remaining residential blocks against erosion by commercial uses. Many are older build-
ings with historical character.  They contribute to a comfortable transition from the CBD to the
Near North End Neighborhood.
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A partial block opportunity site on
Main Street.

An infill opportunity site on Tenth Street.

Boise has a history of successful infill
residential development.

REDEVELOPMENT OPPORTUNITY SITES

In an existing urban district, opportunity sites are parcels where there
is low investment in improvements, such as surface parking lots,
vacant land, and low- density commercial buildings of lower invest-
ment value. The economic assumption is that once the market
demand for new, intensive uses is present, the land at these opportu-
nity sites is worth more than the existing improvements. These sites
then become prime development parcels.  Important or contributing
structures are excluded from this category.
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Findings:
1. Westside Downtown is dominated by many blocks with buildings of moderate to low investment,
and in some cases, buildings are of less assessed value than the land they occupy.
2. Westside Downtown is also dominated by blocks with substantial surface parking at an assessed
value much lower than blocks with urban scale development, such as, Boise Cascade or Idaho
Power headquarters.
3. Several blocks have infill opportunities where smaller parking lots can be redeveloped with uses
that complement adjacent viable uses. Displaced parking would typically be replaced by new shared
parking facilities on adjacent parcels or blocks.
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RETAIL

The redevelopment scenarios examine three alternative concepts for
expansion of retail as Westside redevelops. The following are
assumptions for each:
• The expansion areas shown indicate the generalized extent of

retail uses;
• Some blocks within the expansion zone that are completely or

largely cleared of buildings are prime sites for national retailers
who need larger ground floor areas;

• Some blocks within the expansion zone may be of another
primary use but will include ground floor service commercial
and small retail uses.  Together with the larger floorplate “na-
tional” retailers, these form a “retail precinct” within the ex-
panded downtown core.

CONVENTION / HOTEL / ENTERTAINMENT

Redevelopment scenarios studied minor locational differences in the
expansion of hotel and entertainment uses relative to expansion of
the Convention Center. The current preferred site for the new center
is the superblock between Eleventh, 13th, Front, and Myrtle. Hence,
most of the potential hotel sites are south of Grove Street and are
within the River Street-Myrtle Street Urban Renewal Area (not in
Westside). Nonetheless, a convention center expansion with larger
events, a major new hotel and related entertainment uses such as
restaurants, nightclubs, theaters, etc., would have a significant impact
on the vitality of downtown Boise and on new uses in adjacent
Westside blocks. Thus they are included here.

INTRODUCTION

This section considers alternative redevelopment scenarios from four
separate market sectors.  These “Patterns of Opportunity”  are
evaluated and their relative merits are compared.  Preferred schemes
for each market type are overlayed into two composite plans: “Areas
of Recommended Use” and “Areas of Flexible Use.”

An urban retail street.

A convention hotel.
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OFFICE

Downtown Boise’s office market remains strong and these redevel-
opment scenarios look at various strategies for creating additional
office development. Currently, major office buildings in downtown
are somewhat dispersed due partly to offices not needing the same
proximity and critical mass as retail and housing. Boise office
buildings tend to cluster around amenities such as landscaped open
space or near uses they serve such as government agencies or where
they can provide inexpensive surface parking. The generalized
expansion zones are intended to show the extent of primary office
buildings however many blocks will include other primary uses. One
question explored by the three scenarios is whether to contain the
extent of office uses and encourage more density or to allow greater
outward expansion.

HOUSING

Residential development is a critical component to the long range
health of the greater downtown area. The housing scenarios explore
various ways to establish a critical mass of new housing to reinforce
older and more recent housing uses in downtown. Inherent in the
expansion zones is the idea that public funding for amenities such as
streetscape and open space are critical to attract residential develop-
ment. This kind of intervention is necessary to change the perception
of Westside as a declining, less active district without a clear future.

As retailing patterns have changed, down-
town housing has emerged as a necessary
component of a vital city center.

Boise has a strong downtown office
market.
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PATTERNS OF OPPORTUNITY

RETAIL

Concept Diagram 1

Features:
a.   Adds new retail directly adjacent to existing retail.
b.   Assumes new larger floor space retailers and entertainment retail

 associated with convention/hotel/entertainment.
c.  Emphasizes growth to the south along Eighth and Tenth streets.
d.  Tenth Street is improved as an important pedestrian/retail street;

 requires new crossing at Tenth/Front.
e.   Grove and Broad streets- improved as pedestrian links.

Concept Diagram 2

Features:
·    Same as a., b., and e. as Concept 1 above.
f.  Emphasizes growth to the west and south along Main/Idaho/8th

and Eleventh streets.
g. Eleventh Street is improved as an important pedestrian/retail

street; existing crossing at Eleventh/Front.

Concept Diagram 3

Features:
h.  Adds new retail focused around a new open space at 13th.
i.   Assumes new larger floor space retailers.
j.  Emphasizes growth along Main/Idaho streets.
k. Main and Idaho streets improved as pedestrian links.
l.  13th Street improved as an important pedestrian and retail street

using the existing crossing at 13th/Front.
m.New retail too remote from existing retail core?
n. Missed opportunity for retail association with convention/hotel?
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA
BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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CONVENTION / HOTEL / ENTERTAINMENT

Concept Diagram 1

Features:
a.  Existing hotel/convention/entertainment along Front Street and

around the Grove Plaza.
b.  Adds new hotel/convention/entertainment along Eleventh Street

from Main to Myrtle.
c.  Grove and Broad streets – improved pedestrian links.
d.  Assumes complementary redevelopment in Ninth/Eleventh/Front/

Myrtle superblock.
e.  Most development is in River Street-Myrtle Street Urban Renewal

District.

Concept Diagram 2

Features:
·    Same as a., c., and e. as Concept 1 above.
f.   Adds new hotel/convention/entertainment along Tenth Street.
g.  “Bridges” to an expanded Owyhee Hotel on Main Street.
h.  Tenth Street – improved as pedestrian link; requires new crossing

 at Tenth/Front.

Concept Diagram 3

Features:
·    Same as a. in Concept 1 above.
i.   Adds new hotel/convention/entertainment in the Ninth/Eleventh/

Front/Myrtle superblock.
j.  Owyhee Hotel less integrated than concepts 1 and 2.
k. Eleventh Street – improved as pedestrian link; requires new

crossing at Tenth/Front.
l.  Broad Street – improved pedestrian link.
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA
BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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OFFICE

Concept Diagram 1

Features:
a.  Existing office uses are well distributed in core area.
b.  Some association of office with open space.
c.  Assumes substantial office growth to the west, south and

north of the core.
d.  New offices along State Street setback from street as im

proved entry to downtown.
e.  Adds new open space at Idaho Power as a focus to new

development.
f.  Links office to hotel/convention expansion site.
g.  11th Street – improved as a N-S link from State Street to

River Street.

Concept Diagram 2

Features:
·    Same as a., b., and d. in Concept 1 above.
h.  Assumes modest office growth to the west and north of the core.
i.   Adds new open space at Idaho Power and adjacent blocks as a

focus to new development.
j.  13th Street – improved as a N-S link from State Street to River

Street.

Concept Diagram 3

Features:
·    Same as a. and b. in Concept 1 above.
k.  Assumes substantial office growth to the west of the core, focused

around new linear park blocks at 14th; park blocks shared with
other uses.

l.  14th Street – improved as a N-S link from State Street to Front
Street.

m. Reinforces improved transit service on Main and Idaho Street.
n.  Keeps office growth away from State Street and the Near North

 End.
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA
BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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HOUSING

Concept Diagram 1

Features:
a.  Existing stable residential to the west and north of the core area.
b.  Adds new residential as a “bridge” to existing, focused around

major new open space at 14th/Main/Idaho.
c.  Washington Street – existing strong pedestrian link.
d.  14th Street – improved as pedestrian link to Front and Washington

streets.

Concept Diagram 2

Features:
·    Same as a. and c. in Concept 1 above.
e.  Adds new residential “seam” to the west as infill, to the north as

redevelopment along State Street.
f.  State Street – improved with landscaping and front yard setbacks

as enhanced entry to downtown.
g. 14th Street – improved as pedestrian link to Idaho and Washington

streets.

Concept Diagram 3

Features:
·     Same as a. and c. in Concept 1 above.
h.  Adds new residential as mixed use with retail and office along

13th Street.
i.  13th Street – improved with landscaping and front yard setbacks;

links to residential on north and south.
j.  Does this provide residential critical mass?
k.  Is connection to River Street residential too remote?
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA
BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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These diagrams are composites of the four land use types investi-
gated on the preceding pages. They form the basis for the preferred
Land Use Framework Plan. Areas of Recommended Use indicate
blocks where development of certain primary uses, namely storefront
retail and the proposed convention center expansion are important in

NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY
AREA BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA BOUNDARIES.
THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE GENERALLY IN CONFORMANCE WITH
THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.

achieving the goals of the overall plan. Areas of Flexible Use indicate
blocks where a variety of uses, including mixed uses, would imple-
ment the overall plan. The diversity of uses accommodated gives
Westside the flexibility to respond to changing market demands at
any given point in time.
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1. Examine existing traffic volumes and compare the observed
numbers to the roadway capacity.

2. Compare the observed traffic numbers to the roadway
apacity.

3. Identify any roadway improvements needed to support the
existing traffic volumes.

4. Forecast future traffic volumes based on expectations of
the market study.

5. Add the projected traffic to the background traffic
forecasts developed by the Community Planning
Association (COMPASS).

6. Compare the forecast traffic numbers to the roadway
capacity.

7. Identify any roadway improvements needed to support
achievement of twenty year development as projected in
the market study.

Purpose of the Traffic Analysis

The purpose of the traffic analysis is:
1. To identify existing traffic related issues that may adversely

affect implementation of the preferred development plan,
2. To ensure that the traffic volumes generated by proposed

development can be accommodated within the existing
roadway system.

The traffic analysis procedure followed several steps:
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Existing Conditions

Table 1 illustrates the existing traffic volumes on the study area
roadways.

Table 1 - Existing and Future Traffic Volumes
                                          Existing Conditions                                        Year 2020 Conditions

Roadway Segment Daily Level of Traffic Daily Level of
Volume Service(3) Volume(1) Service(3)

State Street
E/O 8th St 7,800 C 23,000 D (2)
E/O 9th St 16,000 C 28,000 E
E/O 13th St 20,000 C 28,000 E
E/O 16th St 26,000 C 35,000 F

Jefferson Street
E/O 8th St 5,600 C 7,600 C
E/O 13th St 4,700 C 9,700 C

Bannock Street
E/O 7th St 4,200 C 8,000 C
E/O 13th St 3,200 C 7,000 C
E/O 16th St 2,200 C 6,000 C

Idaho Street
E/O 10th St 14,000 C 15,000 C
E/O 13th St 8,100 C 22,000 C
E/O 15th St 7,600 C 18,000 C

Main Street
E/O 7th St 12,800 C 18,000 C
E/O 12th St 10,800 C 27,000 F
E/O 15th St 10,700 C 24,000 E

Front Street
E/O 7th St 24,300 C 28,000 C
E/O 11th St 25,500 C 29,000 D
E/O 15th St 29,500 C 31,000 E

9th Street
S/O State St 24,300 C 17,000 C
S/O Main St 25,500 C 21,000 C
S/O Front St 29,500 D 29,000 D

10th Street
S/O Idaho St 4,400 C 5,000 C

13th Street
S/O Bannock St 5,200 C 11,000 E

15th Street
S/O State St 8,200 C 18,000 C
S/O Grove St 8,300 C 18,000 C

16th Street
S/O Bannock St 11,500 C 23,000 D

Notes: 1.  Numbers are based upon the COMPASS 2020 Plan. Some numbers have been modified to
reflect the proposed land use concept plan.
2.  This segment of State Street is identified as a potential four-lane roadway in the Capital
Improvement Plan (CIP).  The level of service is calculated for a four-lane roadway.
3.  Level of Service Planning Guidelines allow Level of Service E conditions on principal
arterials.  Level of Service D is acceptable on minor arterials and collectors in non-residential
areas.
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As shown in Table 1, the existing transportation system
provides a minimum operating Level of Service D.  Level of
Service D is adequate peak hour service for minor arterials and
collectors in non-residential areas.

Future Conditions

Future traffic volumes (see Table 1) represent the forecast daily
traffic volumes and operating conditions for the 2020 Planning
Year.  The future traffic analysis was developed using the
following procedure:

1. Add the projected traffic based on the 20 year market
study to the background traffic forecasts developed
by the Community Planning Association (COMPASS)
for the 2020 Planning Year.

2. Compare the observed traffic numbers to the existing
roadway capacity.

3. Identify any roadway improvements needed to support
the proposed land use concept plan based on 20 year
expectations of development.

As shown in Table 1, the future transportation system generally
provides adequate capacity for the forecast traffic volumes.  As
stated above, Level of Service D is adequate peak hour service
for minor arterials and collectors in non-residential areas.  Two
exceptions are:

• State Street east of 16th Street.  This segment shows a
substandard level of service even without traffic
generated by additional Westside development. The
Ada County Highway District’s (ACHD) Capital
Improvement Plan has already identified the future
traffic congestion in this area.  The addition of the
projected Westside traffic volumes does not affect the
forecast level of service.    ACHD has already pro-
grammed a downtown circulation study to help plan
mitigation of this condition.
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Results of the Traffic Analysis

The traffic analysis indicates that achievement of all new Westside
development by 2020 projected in the market study would not
exceed the capacity of the downtown roadway system.  The two
exceptions cited above are the segments of State Street east of Eighth
Street and west 15th Street.  However, these areas of concern are
apparent under existing land use plans and the ACHD has already
developed a future plan to mitigate those conditions.

None of the other study area roadways is anticipated to exceed the
acceptable planning threshold traffic volumes under future
conditions.  Therefore, there are no traffic constraints that will affect
the implementation of the proposed land use planning concept.

Because this planning study is general in nature, site-specific traffic
analyses will be needed as major developments are proposed and
detailed projects are planned within the project area.

III.  APPENDIX 4
Traffic Report

• State Street east of 8th Street.  This segment
shows a substandard level of service even
without traffic generated by additional Westside
development. The Ada County Highway
District’s (ACHD) Capital Improvement Plan
has already identified this project as a potential
four-lane roadway.  The addition of the projected
Westside traffic volumes does not affect the
forecast level of service.    ACHD has already
programmed a downtown circulation study to
help plan to mitigate this condition.
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RECOMMENDED ZONING AMENDMENTS

The Westside Downtown Framework Master Plan recommends that
certain zoning amendments be adopted in order to create greater
consistency between plan proposals and land use and development
regulations.  Under current zoning regulations, the property within
the Westside Downtown district boundary is classified as either C-
5DD, C-5D, C-2D or R-3PD.  The most significant recommenda-
tions for zoning amendments are:

• Creation a new zoning category referred to in this plan as
C-5.1D.  This zoning district would be substantially the
same as C-5D in terms of uses, dimensional standards and
development regulations but would include a height limit of
approximately 70 feet.  The intent is to allow development
at urban-level intensity with buildings up to six stories but
to also make a transition in building height and mass from
the downtown core to the Near North End, North End and
Westside neighborhoods surrounding the Westside Down-
town District.

Further limitation on building height and mass may be
appropriate in the blocks between 16th and 18th Streets,
between 15th/16th/Bannock and the alley between Washing-
ton & Franklin, and between 13th /15th/State and the alley,
since these blocks are along the outside edge of the district.
(The Built Form Framework Plan on p. 29 indicates a
recommended building height of 3-4 stories for these
blocks.)  The rezoning process is the appropriate avenue for
analyzing and resolving this issue.

• Reclassification of land now in the C-2D zoning category to
C-5.1D with the exception of the three blocks bounded by
Bannock, 13th Street, Grove Street, and 14th Street, and the
two blocks bounded by Idaho, 14th, Grove, and 15th Streets.

• Reclassification of the three blocks bounded by Bannock,
13th, Grove and 14th Streets, and the two blocks bounded by
Idaho, 14th, Grove, and 15th Streets, from C-2D to C-5D.

• Reclassification of the five blocks bounded by 8th Street,
13th Street, State Street, and Bannock Street land now C-5D
to C-5.1D.

• Reclassification of land now in the R-3PD zoning district to
C-5.1D.

The diagram on page 175 illustrates these proposed changes.
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NOTE:
THIS MAP INCLUDES PLANNING AND DESIGN RECOMMENDATIONS FOR PERIMETER AREAS OUTSIDE THE WESTSIDE DOWNTOWN STUDY AREA
BOUNDARIES. THESE AREAS ARE UNDER THE JURISDICTION OF OTHER REGULATORY PLANS. RECOMMENDATIONS SHOWN HERE ARE
GENERALLY IN CONFORMANCE WITH THOSE OTHER PLANS AND ARE INDICATED HERE FOR COORDINATION ONLY.
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The C-2D zoning category would no longer apply to land within the
Westside Downtown area.  The main reason for removing this
category is to encourage urban-style, pedestrian oriented building
and site design rather than suburban-style, auto-oriented site layouts.
Principal characteristics of urban-style building and site design
include:

• placing buildings at the street edge so they address the
sidewalk, and are not separated from the sidewalk by
intervening parking lots

• placing active, pedestrian-oriented uses on the first floor
• maintaining human scale on the first and second floors of

buildings at the street edge so pedestrians have a comfort-
able walking environment

• placing parking in parking structures or interior to the site
• achieving a higher level of intensity

Auto service uses could continue if located in urban-style buildings.

The proposal to reclassify the blocks along State Street between 8th

and 13th Streets from C-5D to C-5.1D is to unify the character of
State Street by having similar development intensity on both sides of
the street and to step down densities from the expanded downtown
core.

The proposal to reclassify the three blocks bounded by Bannock,
13th, Grove and 14th Streets, and the two blocks bounded by Idaho,
14th, Grove, and 15th Streets, from C-2D to C-5D is to extend the
downtown core along Main and Idaho, allow for more intensive
development adjacent to the new Convention Center site, and use
the new urban open space proposed on 14th Street as the transition
point.  To the north and west of these five blocks, property would be
classified as C-5.1D to step down densities and create a suitable
transition to adjacent neighborhoods.
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PUBLIC REVIEW

Community and Property Owner Meetings

The Westside Downtown Framework Master Plan was developed
with the involvement of interested property owners, business owners
and residents in the development of the Westside Downtown Master
Plan.  A series of community meetings were held as the plan was
developed.  The notification list used for these meetings was derived
from the Ada County Assessor’s property owner records and supple-
mented by adding contact information for street-level businesses in
Westside.  Community meetings were held as follows:

• September 25, 2000 – Initial meeting to acquaint property
owners with how urban renewal agencies work, how they are
financed and the process for forming urban renewal districts;
reasons for evaluating Westside as a potential district were
discussed. (22 people attended)

• April 12, 2001 – First community meeting held as part of the
master planning process; data collected on existing condi-
tions was presented (14 people attended).

• May 17-18, 2001 – Preview for property owners of develop-
ment concepts (approximately 14 people attended).

• May 24, 2001 – Community meeting on development
concepts (8 people attended)

• July 16-17, 2001 – Open house on the preferred develop-
ment plan (16 people attended)

• August 30, 2001 – Community meeting on draft master plan
(12 people attended)

Meeting minutes for the September, April, and May meetings were
sent to the mailing list with the invitation to the next meeting.  Ap-
proximately 60 people overall participated in these community
meetings.  In addition to community meetings, meetings were held
with individual property owners to obtain input and to identify issues
specific to their situation.
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Public Hearings

On September 10, 2001, the CCDC Board of Commissioners held a
public hearing on the Westside Downtown Plan.  Revisions were
made to the plan, in part, based on testimony received.  On October
9, 2001 the CCDC Board continued the public hearing to reviewed
the revised plan and obtain additional public testimony.

(TO BE COMPLETED)




